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UPDATE SHEET 

 
Item 5A 
 
21/0352/FUL – The Meadows, Castleford Close, Borehamwood 
 
1. Since publication of the report Officers have considered the appropriate 

mechanism for securing the Travel Plan (TP) which, as set out in the report, was 
to be through a s106 agreement and Conditions 16 & 17. However, as the s106 
covenant is between the developer and Hertfordshire County Council (HCC) all 
matters relating to the TP are dealt with by HCC and the conditions set out in the 
report relating to the TP are not necessary. Therefore Conditions 16 & 17 are to 
be deleted and the Heads of Terms set out in Section 1.1 of the report are to be 
amended to capture the provisions of Conditions 16 & 17, as set out below: 

 

A Travel Plan (TP) consisting of a Draft Travel Plan containing details of the 
travel plan coordinator names and secondary contact details to be submitted prior 
to the commencement of the development and a Full Travel Plan  for the 
development consisting of a written agreement with the County Council which 
sets out a scheme to encourage, regulate, and promote green travel measures 
for owners, occupiers, and visitors to the Development in accordance with the 
provisions of the County Council’s ‘Travel Plan Guidance for Business and 
Residential Development’, to be submitted within one year of first occupation 
which is subject to an overall sum of £6,000 (subject to RPI indexation May 2014) 
payable before occupation of the development. The approved Full Travel Plan 
shall be implemented in accordance with the timetable and targets contained 
therein and shall continue to be implemented as long as any part of the 
development is occupied subject to approved modifications agreed by the Local 
Planning Authority in consultation with the Highway Authority as part of the 
annual review. 

 
2. Also since publication of the report Officers have received comments from Herts 

Ecology and Place Services (Landscaping). Those comments have been made 
publically available on the Council’s website but are transcribed for Members 
below: 

 
Herts Ecology 
 

The site comprises a disused care home, hardstanding car parking, amenity 
landscaping, area of planted broadleaved trees and ruderal/colonising habitat, 
and a ditch running through the site. To the north is ‘Organ Hall Pastures’, an 
extensive grassland Local Wildlife Site covering 70ha. To the north-east is a strip 
of broadleaved woodland. These habitats will provide foraging and commuting 
opportunities for bats and there are records of them in the area. 



I am pleased to see an updated ecology report, landscaping plans, and tree 
report have been submitted in support of this application. 

The site was visited on 10 July 2020 to undertake an ecological appraisal and the 
habitats are considered to be of limited ecological value; however there is some 
potential for nesting birds, bats and hedgehogs to use the site. A single, follow-
on, bat emergence survey on 12 August recorded no bats emerging from the 
building and consequently bats are not considered to be roosting at the site. 

No further surveys are considered necessary and suitable mitigation and 
precautionary measures are suggested to avoid impact from the development 
proposals on any extant protected species. The report provides an adequate 
assessment of the impact of the proposals and is based on appropriate survey 
methods and effort. The likelihood of an adverse ecological impact is low-
negligible, but the report suggests reasonable precautionary measures to ensure 
that legally protected species are not harmed. These proposals are reasonable 
and should be followed (Section 4.3 Recommendations, Preliminary Ecological 
Assessment and Bat Report, 24 August 2020 prepared by JD Ecology). 

The planning system should aim to deliver overall net gains for biodiversity where 
possible as laid out in the National Planning Policy Framework and other 
planning policy documents. The submitted information proposes enhancements 
for biodiversity in the form of strengthening existing boundary hedges with native-
species planting / infilling; inclusion within the landscaping scheme of plants that 
bear blossom, fruit (berries) and nectar for increased species diversity and to 
attract pollinators, wildflower areas, the creation of dead-wood habitats for lower 
plants and invertebrates, and the installation of bricks/blocks in the fabric of the 
new building to allow opportunities for bats, swifts, starlings, swallows and house 
sparrows at the site. 

Details of the species for the watercourse banks are not highlighted and these 
should include native species suitable for wet grassland, emergent and aquatic 
habitats. The inclusion of hedgehog homes and highways (gaps in fencing), and 
(orchard) fruit and nut trees in the scheme would also be welcomed. 

To ensure biodiversity net gain is achieved from the development, I recommend 
the production of a Landscape and Ecological Management Plan, consistent with 
the information in the ecology report and expanding on the landscape proposals, 
should be secured by way of condition: 
 
Place Services (Landscaping) 
 
The principle behind the new landscape scheme is to provide spaces for 
recreation to support a wide range of resident’s needs and abilities. The 
landscape proposal creates a series of spaces from seating areas to areas for 
gardening. The addition of the roof garden with raised beds, tree planting and 
seating is encouraging. 
 



The proposed planting palette is appropriate and includes a mix of ornamental, 
native and wildlife friendly species. The proposal provides a good range of plant 
species to provide interest all year around. 

We welcome the information included in the Landscape Specification by Andrew 
Hastings Landscape Consultant Ltd (April 2021) which covers maintenance and 
management of the proposed planting for 5 years. 

We have a few comments that should be considered, and these are outlined 
below: 

There is an existing brook on site which has been incorporated into the scheme 
as a landscape feature. From the soft landscape plan, it is not clear as to what 
planting is proposed for the existing watercourse area. There is the opportunity 
to enhance biodiversity and habitat creation through new planting.  

The current proposal suggests a hedge planting along the new fence surrounding 
the brook. Proposed planting should be reviewed and carefully designed to make 
the brook part of the gardens and with visual access made available. 

We recommend that Viburnum tinus spp. is removed from the planting palette. 
The species can be severely damaged by Viburnum beetle and often produces 
an unpleasant smell particularly when the foliage is wet.  

Some of the grass areas could be specified as flowering lawns to provide visual 
interest and improve biodiversity value. Flowering lawns also have the benefit of 
establishing quickly and are easy to maintain long-term. 

 
3. With regard to comments made by both Herts Ecology and Place Services it has 

been agreed with the applicant that Condition 04 shall be replaced with a 
condition that allows for alterations to the existing landscaping scheme to account 
for comments made by Place Services but also to include details of planting 
around the watercourse as both Herts Ecology and Place Services recommend. 
This will be in the form of a Landscape and Ecological Management Plan, as set 
out below: 

 
No development shall be carried out above damp proof course until, a 
Landscape and Ecological Management Plan has been prepared, detailing how 
biodiversity will be incorporated within the development scheme. The plan shall 
include details of native planting / sowing, as well as the location of any habitat 
boxes/structures for protected species to be installed. The plan shall be 
submitted to and approved by the LPA to demonstrate the expectations of NPPF 
in achieving overall net gain for biodiversity have been met. The landscaping as 
approved shall be carried out in the first planting season following the completion 
of each development phase. Any trees, shrubs or plants that die within a period 
of five years from the completion of each development phase, or are removed 
and/or become seriously damaged or diseased in that period, shall be replaced 
(and if necessary continue to be replaced) in the first available planting season 
with others of similar size and species, unless the Local Planning Authority gives 
prior written permission for any variation. 



 

Reason: To ensure satisfactory landscape treatment of the site which will 
enhance the character and appearance of the site and the area and protect and 
conserve and enhance the natural environment to comply with the NPPF 2019, 
Policies CS12 and CS22 of the Core Strategy 2013 and Policies SADM10, 
SADM12 and SADM30 of the Site Allocations and Development Management 
Policies Plan 2016 

4. With regard to other recommended conditions, the applicant has requested that 
Condition 06 (pedestrian bridge detail) be amended to refer to ‘no development 
above damp proof course’ rather than ‘prior to commencement’ as a trigger point 
for submission of detail. Further to this, the applicant has requested that 
Condition 20 be amended to include in the final sentence ‘unless otherwise 
agreed in writing by the Local Planning Authority’ 

 
5. Officers have considered those conditions and do not object to amending the 

wording accordingly. 
 
6. The wording of Condition 11 should also be amended to refer to the off-site works 

set out at paragraph 5.16 of the submitted Transport Statement by EAS dated 
February 2021 rather than on drawing 19-143-121 Rev D as the proposed works 
are not shown on that drawing. 

 
Other Matters 
 
7. At the Members technical meeting a number of matters were raised by Members, 

some of which, including bin store location and the use of the roof garden, will be 
discussed during the Officer’s presentation. The matter of potential impacts 
through the construction process on local residents and highways safety was 
raised and Officers responded by referring to recommended Condition 08 
(Construction Management Plan). Within that condition detail is required for, 
among other things, access arrangements to the site, construction vehicle 
numbers, type, routing and timings of construction activities (including delivery 
times and removal of waste) to avoid school pick up/drop off times. 

 
8. Officers recognise the somewhat constrained nature of the site but that can be 

true of any number of sites and it is considered that the detail secured by 
Condition 08 will avoid undue impacts on residents and highways safety. 

 

9. Concern was also raised as to the proposed energy strategy which Members 
considered did not go far enough in switching from fossil fuels. The applicant was 
subsequently requested to review the proposed strategy and has responded as 
set out below: 

 

The applicant and energy consultant have re-reviewed the strategy. The 
applicant's position and the proposal remains unchanged because the 36% 
saving is significant, has been designed by the energy specialist with the care 
home end-user in mind, and complies with and exceeds the interim policy 



guidance. Natural gas will be around for some time as it is applicable in new 
builds until 2025. If the situation changes in the future, the CHP boiler would be 
capable of adaptation to an alternative energy source. The energy specialist has 
advised that dual power supply (gas and electric) is particularly important for the 
applicant due to the vulnerability of the residents and need to maintain servicing 
to the building at all times. This was part of the reasoning behind the scheme 
energy specialist selecting the proposed energy strategy, which combines 
renewables, low carbon technologies and passive measures to exceed the 
carbon savings target interim policy guidance 

 
10. In this regard, Officers share Members concerns regarding the use of fossil fuel 

based systems but our current policies do not set a carbon savings benchmark 
as Policy CS17 of the Core Strategy (2013) relies upon the Code for Sustainable 
Homes. That Policy does say that:  
 
“All large scale development will be required to incorporate on-site renewable 
energy generation, unless it is not feasible or viable or alternative decentralised 
and renewable, low carbon sources can be identified”. 

 
11. In this case, the applicant is proposing a Combined Heat and Power (CHP) 

system and an Air-source heat pump (ASHP). The Energy Savings Trust 
consider CHP systems to be a low carbon technology because they are more 
efficient that burning a fossil fuel for heat and getting electricity from the national 
grid. 

 
12. Whilst there are concerns with the use of fossil fuel technology, the submitted 

Energy Statement states that the development will achieve a 36% CO2 saving 
against building regulations targets. In Officers opinion, based on our current 
local plan this would not be safe reason for refusal. 

 
13. A further matter that was raised at the technical meeting related to the trash 

screen within the watercourse where there is concern over ownership. This 
matter was raised with the applicant who has responded: 

 

The applicant has confirmed that the maintenance of the trash screen will be their 
responsibility and has agreed to Condition 5 which requires the Council's 
agreement to the maintenance regime for the trash screen. The applicant's 
landscape team will then be responsible for maintaining the screen on a regular 
basis to remove any debris and clear blockages, as part of the ongoing 
maintenance of the care home gardens. 
 

 
 
No Further updates 
 


